A REQUEST FOR PLAT & DEVELOPMENT AGREEMENT AMMENDMENTAPPROVAL BY:
BCI Other Real Estate, LLC; 211 West Rim, LLC,
FOR: Rover Rim Ranch PUD Division Il, Phase |
WHERE: West of Tetonia, on Highway 33.
Prepared for the Planning and Zoning Commission
Public Hearing of May 10, 2016

APPLICANT: GBCI Other Real Estate, LLC; 211 West Rim, LLC
LANDOWNER: GBCI Other Real Estate, LLC; 211 West Rim, LLC

REQUEST: GBCI Other Real Estate, LLC & 211 West Rim, LLC, is proposing an amendment to the River Rim
Ranch PUD Division Il, Phase I, Final Plat that includes the following changes:

e Return of the golf course portion of the PUD
e Return of the “incidental uses” associated with the golf course
e West Rim Village (entrance) Area:
o office, conference space, and spa uses in the existing headquarters
building;
o A commercial support center with a gift shop, coffee shop, and
convenience store uses;
o Arecreation center;
o 12 work force housing units;
o Storage facility.
e Golf Village Area:
o Modifying Tract D from 45-Cluster Chalets to 48- two room
“Hospitality Suites”;
B Modifying Tract E from 12 residential lots to 48- two room
“Hospitality Suites” and Pro Shop, dining and spa uses;
o Eliminating the 3 residential lots on Tract G for the O&M facilities;
B Removing the 6 lots from Tract J for the driving range.
e The Development Agreement would be modified to:
o Allow the golf course and associated incidental uses;
o Identify the uses of each lot/tract in Phase I;
o Update the cost estimate and timelines.

APPLICABLE COUNTY CODE:

Title 8- Zoning Regulations

9-3-2: Procedure for Approval Subdivision/PUD;

9-5: Planned Unit Developments

9-7-1-B: Review of proposed changes to Recorded Plats, Easements, Rights of-Way, Master Plans,
or Development Agreements;

Teton County Comprehensive Plan (A Vision & Framework 2012-2030)

LEGAL DESCRIPTION: Block 1 Lots 2-4, 6 & 8; Block 6 Lots 29-34; Tracts D, E & G- of River Rim Ranch Div. Il
Phase 1 Plat

ZONING DISTRICT: A-20

PROPERTY SIZE: 1,464 acres
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PROJECT DESCRIPTION:

This amendment proposes to re-introduction of the golf course amenity into the River Rim Ranch PUD
Division I, similar to what was originally master planned. Associated or “incidental uses” associated with
the golf course are also be proposed to be re-introduced in two areas- 1) Golf Village area - a club
house/pro-shop, restaurant, spa and other resort services; 2) West Rim Village- limited commercial uses
such as a coffee shop, café, small grocery store, fly fishing shop. These uses were eliminated in
Amendment #5, which was recorded in 2014.

In addition to the re-introduction of the above the uses, the applicant is proposing the following

layout/density changes-
Golf Village area:
1. Utilizing a 2-key “hospitality unit” as a 4. Eliminating 3 residential lots on Tract G
unit on TractsC,D & E 5. Eliminating 6 residential lots on Block 6
2. Adding 3 units to Tract D (lots 28-34)

3. Adding 36 units to Tract E
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West Rim Village area:
1. Addition 12 work force housing units
2. Adding large storage area

Plat Amendment No. 5 (# 231394) and the associated Development Agreement (# 231392) amended not
only Phase 1 of Division I, but also amended the Master Plan for River Rim Division Il. This application is
not amending any aspect of the other phases (open space, entitlements or uses). The portions of the
Amend #5 Development Agreement and Master Plan will remain in effect. A new Development Agreement
is being proposed for Phase 1, which will identify all the specific for Phase |, and reference the previous
approvals for the other Phases. Each of the other phases will be required to go through the approval
process individually. At that time the maximum entitlements, design and uses will be proposed and
approved. The entitlements that were agreed to in the approved Master Plan (Amend. #5) will need to be
reviewed as each Phase seeks approval to ensure they meet the adopted standards of the code.

This proposal would require Phase 1 to utilize the area calculations (open space, density and incidental
use) of all of Division Il. Teton County Code does not require each phase of a PUD or subdivision to provide
adequate areas for these calculations independently. When the Master Plan and Development Agreement
for all of Division Il (# 231392) was amended in 2013 the units and open space for each of the future
phases was agreed to by the property owners of each of those phases. Ass approved and agreed upon
calculations, those are the ones used by staff.

PROJECT BACKGROUND:

River Rim Division Il Master Plan Amendments—

2006-6-26- BoCC Approval of Master Plan and Phase 1
2006-08-07- Development Agreement for River Rim Ranch Division Il recorded (#179247)
2006-09-08- Division Il Master Plan recorded (#180225)
2007-04-13- Master Plan Amendment #1 (#18667)

2008-7-21- Division Il Master Plan Amendment #2 (#198983)
2012-06-06- Master Plan, Amendment #3 (#222435)
2012-12-14- Master Plan, Amendment #4 (#225470)

2014-2-7- Division Il Master Plan Amendment #5 (#231393)
(THIS IS NOT AN APPLICATION TO AMMEND THE MASTER PLAN)

River Rim Division Il, Phase 1 PLAT Amendments—
2006-6-26- BoCC Approval Phase 1
2006-08-07- Development Agreement for River Rim Ranch Division I, Phase 1 recorded (#179247)
2006-09-08- Division Il, Phase 1 Final Plat recorded (#180225)
2007-04-13- Phase 1, Amendment #1 (#192110)
-This amendment adjusted some property lines, added trail easements and rearranged a few lots.
2008-7-21- Division Il Master Plan (PLAT) Amendment #2 (#198983) AMEDNED PHASE 1 Plat
Revised Phase 1 boundaries and County ROW adjustment.
2012-06-06- Master Plan (PLAT), Amendment #3 (#222435)- AMEDNED PHASE 1 Plat
Revised the access road, relocated 9400 west, and several lot lines.
2012-12-14- Master Plan (PLAT), Amendment #4 (#225470)- AMEDNED PHASE 1 Plat
-Reduced number of cabins and added it to the open space.
2014-2-7- Plat Amendment #5 (#231392) (#231394)
Amended the plat to reflect the elimination of the golf course, lodge site and reduced residential
lot entitlements.
2015-3-10- Plat Amendment #6 (#235774)
Amended a property line along the western boundary to allow irrigation pivot to be used by the
adjacent property owner.
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Development Agreement Amendments-

2011-12-13- Development Agreement Amendment (#220042)
Amended the timelines for completion of the infrastructure, after Big Sky Western Bank acquired
the property.

2012-5-14- Development Agreement Amendment (#222136)
Amended the ownership of the open space and the water rights of the Teton County Pipeline
Association

2014-2-7- Development Agreement Amendment (#231392) Plat Amendment #5
Amended the timelines for completion of the infrastructure, eliminated the golf course, and
reduced residential lot entitlements.

GBCI Other Real Estate, LLC; 211 West Rim, LLC submitted a completed application to the Teton County
Planning Department on April 5, 2016.

Prior to this staff and the county attorney met with the applicant on March 3™ and just planning staff on
February 28%.

Application Defined-
This application is considered a Substantial Change- Increase Scale, Impact, because it is adding additional
units, and rearranging lots/uses in an Overlay Area (9-7-1 (B-2-b).

River Rim Ranch Division Il is considered a Planned Community PUD, as it has over 101 dwelling units.

Application Review/Approval Process-

9-7-1-B-1 Purpose and Intent. The purpose and intent of this Subsection is to provide an efficient
procedure for reviewing changes or proposed vacations to previously recorded rights-of way,
easements, to recorded plats of subdivisions and Planned Unit Developments or to recorded
Development Agreements. It is the further purpose and intent to ensure the revised plats, and Planned
Unit Developments or recorded Master Plans comply with all applicable regulations but it is desirable to
avoid unnecessary duplication of studies and analyses that may have been required as part of the initial
plat application and approval. The purpose and intent also is to reduce the intrusion of development
into sensitive natural areas of the county and reduce governmental costs associated with scattered
development by expediting changes to recorded plats that reduce the number of vacant platted lots in
the county.

Specific for a Substantial Change- Increase Scale, Impact application, the review process is to follow the
Preliminary & Final Plat approval processes (9-7-1 (B-4-b). . This means there will be two (2) public
hearings for Preliminary approval (PZC & BoCC), and one (1) public hearing for Final Approval (BoCC) (9-
3-2).

Criteria for Review/Approval-

For a Substantial Change- Increase Scale, Impact application the following is the criteria for approval ((9-7-

1 (B-2-b):

i The master plan and plat for a subdivision or Planned Unit Development, including the
proposed changes, shall comply with all applicable criteria and standards of the current
county regulations.

ii. Any proposed changes to a recorded plat or master plan that increase direct or indirect
impacts may require additional mitigation pursuant to the criteria and standards of county

regulations.

River Rim Div. I, Phase 1- Amendment #7 Preliminary Plat Application - PZC

Page 4



PUD Approval Criteria (9-5)-

9-5-1-B PURPOSE:
1. To encourage development that is consistent with the policies and objectives of the
Comprehensive Plan through the use of innovative designs and the application of sound design
principles. When the County adopts a Projected Land Use Map (PLUM) as a part of the
Comprehensive Plan, or to supplement the Comprehensive Plan, this purpose shall be interpreted
to encourage development that is consistent with that PLUM.
2. To preserve high quality open space in meaningful amounts and in desirable locations.
3. To permit clustering and similar design solutions that encourage protection of scenic areas,
wildlife habitats and migration routes, skylines, wetlands, and riparian areas.
4. To encourage compact rather than scattered developments.
5. To provide opportunity for development where site constraints or other similar factors make
the PUD approach more reasonable and desirable than the standard subdivision design.
6. In the Rural Reserve area to encourage development that protects the rural, open character by
minimizing the visual impacts of the development and preventing the appearance of large,
scattered, free-standing communities in those areas.
7. In the Rural Reserve area to encourage development designs that cause the least possible
disruption of farming, ranching, or other established and ongoing land use activities.
8. In the Rural Reserve area to encourage open space along the scenic corridors or in the most
aesthetically pleasing areas of the land to shield development from view from the Scenic
Corridors.
9. In the Rural Reserve area, to encourage development designs that protect migration corridors
and breeding areas for those species and habitat identified on the Wildlife Habitat overlay map.

9-5-1-D COMPLIANCE WITH ZONING OVERLAYS:
All PUD applications must comply with all procedural and substantive requirements of any
applicable overlay provisions of Title 9 and Title 8, including but not limited to the regulations in
section 8-5-2 Overlay Regulations.....

9-5-3 PLANNED COMMUNITY PUD’s:
A. SIZE: There is no maximum size limit.

B. PERMITTED LAND USES: The primary land use in a Planned Community PUD is residential.
Non-residential uses may be included provided that the land area of the lots on which they
are located does not exceed two (2) percent of the developed land area (excluding required
open space) of the PUD. In a Planned Community PUD, nonresidential uses may include (a)
non-commercial institutional uses such as schools, churches, or clubhouses, (b) commercial
uses designed and sized to serve the daily needs of PUD residents, or (c) commercial
operations related to the recreational, sports, cultural, or entertainment focus of the PUD (for
example, equestrian-related facilities in an equestrian-themed PUD), which may be designed
and sized to serve residents or visitors from outside the PUD. Non-residential uses shall be
located within the interior of the PUD, and not along State Highways or maintained county
roads bordering the PUD.

C. MAXIMUM DENSITY: If the property is located in an area zoned A20 the maximum density
shall be fifteen (15) dwelling units per one hundred (100) acres.
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D. COMMUNITY BENEFITS:

1. ...each Planned Community PUD shall provide a minimum of seventy (70) percent of the gross
land area in the application as open space.

2. In addition, each Planned Community PUD shall provide a public or community water supply
system(s) and a public or community sewer system(s) meeting all requirements of the Eastern
Idaho Public Health Department and the Department of Environmental Quality, and shall create a
taxing district or homeowners association with the responsibility to maintain and replace those
water and sewer facilities.

3. In addition, each Planned Community PUD shall provide a system of walking trails and bicycle
pathways, that may be dedicated lanes on designated roads to connect all development clusters
to any recreational facilities, community facilities, and commercial uses included in the PUD.
Walking trails and bicycle pathways to be located in the wildlife habitat open space areas as
determined by the Wildlife Habitat Assessment shall minimize any disruptive impacts anticipated
by recreational uses of trails and pathways.

E. CLUSTERED DEVELOPMENT: Because larger developments are more likely to compromise the
open, rural character of the County unless the additional dwelling units are located and
designed to minimize their visibility and impacts on the land, larger clustered developments
must be subject to stronger siting constraints.

1. Each Planned Community PUD shall comply with the same requirements for clustered
development areas applicable to Rural Reserve PUDs, except that the maximum number
of residential lots in each development cluster shall be fifty (50) unless the Board
determines that larger clusters would better implement the goals of the Comprehensive
Plan.

9-5-2-E:

1. Shall be located on lands remaining after the designation of open space areas,
and shall not include lands in the FP Floodplain Overlay, the WW Wetland and
Waterways Overlay, the HS Hillside Overlay, portions of the WH Wildlife Habitat
Overlay where evidence of indicator species or the presence of indicator habitat
has been confirmed through the wildlife habitat assessment, and the SC Scenic
Overlay Areas to the maximum extent feasible.

2. Shall be located in areas that minimize visibility from the State Highways and Ski
Hill Road, and from adjacent development, to the maximum extent feasible.

3. Shall be located to minimize impact on crop production, grazing, and
agricultural activities on the application parcel or adjacent parcels. (In most cases
this will require that clusters not be located along property boundaries adjacent to
land in productive agricultural use.)

4. Shall have building envelopes located, to the maximum extent feasible, to
mitigate hazards on lands identified as areas of “High” or "Extreme” wildfire
danger as shown on the latest adopted version of the Teton County Wildland Fire
Mitigation Plan. The Fire Marshall of the Teton County Fire Protection District shall
be consulted for assistance, recommendations, and advice with regard to the
Teton County Fire Protection District Resolution #3, Urban Wildland Interface
Assessments. Efforts shall be taken to mitigate the risks outlined in this
Resolution.
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OVERVIEW OF PRELIMINARY PLAT APPROVAL: The purpose of this review is to:

9-3-2-C-1: This two-step Preliminary Plat review process is the phase of the process where the fact-finding
details and specifics required by ordinance, and law, are determined. All of the issues surrounding necessary
infrastructure will be resolved or have a clearly identified solution to the satisfaction of the County prior to
scheduling of the third and final phase of the process. When this phase is finished the necessary information,
studies, plats etc. shall be completed to meet the requirements of this phase of development and the
requirements of the Final Plat phase. The public hearing for the Final Plat phase of development shall not
be scheduled until all documentation is deemed complete by the Planning Administrator.

9-3-2-C-7. Preliminary Plat Hearing(s): The purpose of the hearing, or series of hearings, is to continue
discussing the proposed subdivision plan, the development agreement, and the Preliminary Plat for
conformity with the Comprehensive Plan, the development’s relationship to surrounding development, any
site conditions that may require special consideration or treatment, and to discuss and review the
requirements of Title 9, Title 8, and Title 6, Chapter 6 of the Teton County, Idaho Development Code. The
first hearing of the Preliminary Plat application is also to hear specific comments that may have been
submitted by review agencies, which may include local, state, and federal organizations. The Commission
or Board may require specific action from the applicant pertaining to the comments received. At the
Preliminary Plat hearings, the Commission or the Board may request review by any qualified professional
person, and may conduct, or cause to be conducted, investigations, examinations, tests, and site evaluations
as it deems necessary to verify the information contained in the application or shown on the plat. The
developer grants the Commission or its agent permission to enter upon the land in question for these
purposes by virtue of the subdivision/PUD application

KEY ISSUES:
On April 12™" a Development Review Committee (DRC) meeting with the Teton County Engineer (Darryl
Johnson), Eastern Idaho Public Health (Mike Dronan), Idaho Transportation Department (Ben Burke), Greg
Eager (Idaho DEQ), Rendezvous Engineering (Bob Ablondi), Teton County Planning Administrator (Jason
Boal), and Teton County Planner (Kristin Rader). From this meeting, the attached letter identified the key
issues. Briefly these included-

e The PUD must now meet the 70% open space calculation, it was originally approved with 50%

e Concerns with area calculations

e Clarification of the “hospitality units”

e Concern with “incidental uses” being along the highway.

e Applicant providing updated O&M records for the sewer system

See the attached Staff Memo's & the Applicant’s response for further discussion on the identified issues-
a. River Rim Ranch Plat Amendment #7- Post DRC Review Comments- 4/12/2016
b. Applicant Response to Post-DRC Letter- 4/25/2016
c. Memo from Staff Addressing DRC Corrections- 4/27/2016

INTER-AGENCYAND DEPARTMENTAL REVIEW COMMENTS

Idaho Transportation: An email from ITD stated- “West Rim LLC was issued a permit 06-06-109 to access
SH 33 at MP 125.538 in 2006 and was required to construct both left and right turn lanes. Based on the
changes discussed at the DRC meeting on April 12, ITD does not consider this to be a “change in use”. As
a result we feel that this permit is still valid.

Eastern Idaho Public Health: They have not received the O&M records that were requested at the DRC
meeting.
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At this time no other Inter-Agency Comments have been received. The following entities were invited to
DRC and to comment on the application:

e Teton County Fire District e SilverStar

e |daho Fish & Game e Fall River Electric

e US Fish & Wildlife

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE:

Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County
Zoning Ordinance. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton
Valley News. A notification was sent via mail to surrounding property owners within a 300-foot buffer area
and many more people because anyone within a subdivision that has a lot within 300 feet of a project is also
notified. A notice was also posted on the property providing information about the public hearing.

COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE:
Staff has not received any written comments from the public. We have fielded several phone calls asking
about it.

CONSIDERATION OF APPROVAL:

The Commission shall only recommend approval if it finds that all of the following criteria (§9-3-2(C-8)) have
been met (or if it finds that some of the criteria have not been met, may recommend approval with
conditions that would ensure that the proposed development meets the criteria):

a. The application is consistent with the Comprehensive Plan.

Goal ED 1: Develop a coordinated and collaborative economic development strategy that encourages,
promotes and supports locally-owned businesses and creates a hospitable and attractive
environment for businesses and tourists. N/A

Goal ED 2: Preserve our rural character and heritage and promote local agricultural industries.

This proposed amendment would reduce the amount of area being farmed currently, and replace it
with a Golf Course.

2.1 Encourage development and land use proposals that support prime economic values of rural
character and heritage.

This proposal does incorporate recreation into the development, however | am not sure golf has
strong ties to rural character or heritage.

2.2 Promote local agricultural industries and businesses.

This proposal incorporates farming into the development, however it is unclear what other local
business may benefit from the proposal.

2.3 Promote smart growth strategies that help preserve rural character by enhancing existing
communities and directing development towards them.

This proposal does not support this policy.

2.4 Encourage and attract businesses that are economically and environmentally friendly, and
promote stewardship and accountability in business.
This proposal does not affect this policy.

2.5 Encourage development that adheres to environmental standards.

The environmental impacts of the River Rim Development are not insignificant. The question
before the PZC, is whether the impacts of proposal can be mitigated, and how could they be
mitigated. It is worth discussing what environmental standards the applicant is planning on
utilizing or could utilize in their design and construction.
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2.6

Encourage policies and resources which enable farms to adapt to changing paradigms.
This proposal does not support this policy.

Goal ED 3: Recognize that tourism and lifestyle are fundamental components of our economy and are

3.1

3.2

dependent on healthy natural resources.

This proposal is focused on tourism, however it is not focusing on fostering healthy natural
resources.

Encourage economic development through the promotion of recreational opportunities and
natural resources.

The golf course would provide a recreational opportunity, however there is not a promotion of
natural resources.

Conserve Teton County’s natural resources in order to enhance economic development.

This proposal would take away the areas that have been returned to native vegetation and
convert it to a golf course.

Goal ED 4: Accommodate additional population by supporting development that is economically

4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

4.9

responsible to the County and the community.

Assess the public service requirements of new developments and weigh their off-site impacts
against projected changes in revenue before approving new developments.

There is a large cost of services to support a resort community 15 miles from Driggs (i.e.
emergency services, safety service (building permit inspections), transportation services,
educational services (school busses), ect.).

Support local retail by placing adequate residential density in close proximity to businesses.
This policy is not supported.

Consider the economic impact of supply and demand in residential development.

Teton County has a known over-supply of residential building lots, yet under supply of built
residential units. The proposal does seek to include 12 workforce housing units for employees or
workers associated with the PUD.

Utilize a variety of regulatory and incentive-based tools to reduce density in sensitive areas and
encourage density in areas where services exist.

This proposal does seek to increase the density.

Limit commercial retail business to Driggs, Victor and Tetonia.

This policy is not supported if commercial is allowed in this area.

Provide a variety of housing types that are accessible to a socially and economically diverse
population.

The proposal does seek to include 12 workforce housing units for employees or workers
associated with the PUD.

Encourage creative economic solutions such as live-work opportunities and appropriate home
businesses.

This policy is not supported.

Encourage the development of low-density, high-quality neighborhoods adjacent to existing
cities.

This policy is not supported.

Maintain rural areas that encourage farming and ranching and support low density residential
development.

The original approval of the River Rim project incorporated farming into the design plan.
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Goal ED 5: Support the development of a communications Master Plan. N/A

Goal T 1: Provide well-maintained transportation infrastructure including roads, paved pathways and
sidewalks.

The proposed amendments provide walking paths inside the subdivision that would also connect to
the Division | pathways. It is unclear if there will be limitations on who can use those trails and
pathways. The County is responsible for maintaining the County Road 9400 West.

1.1 Improve the conditions and safety for vehicles, bicycles and pedestrians of existing transportation

infrastructure, especially roads important for agriculture.
Most of the infrastructure being constructed in association with this PUD is not existing
infrastructure.

1.2 Identify and implement financing mechanisms to pay for needed transportation maintenance and

improvements.
The proposed amendment is not applicable to this policy.

1.3 New development will provide adequate transportation facilities to accommodate needed services.
There are no identified “transit” facilities. This is a limited service in the valley, but being a
“resort” destination, this may be a policy to discuss.

1.4 Adopt a variety of design standards for all transportation infrastructure.

The proposed amendment is not applicable to this policy.
1.5 Provide/promote off-road transportation corridors to and from Public Lands suitable for both
motorized and non-motorized vehicles.
The proposal provides winter access to the USFS via an easement and summer access via 9400
West.
1.6 Educate and inform the public regarding transportation goals, costs and benefits; road construction
and maintenance; and plowing schedules and policies.
The proposed amendment is not applicable to this policy.
1.7 When key infrastructure (roads, bridges, pathways, etc) is damaged or destroyed by naturally
occurring events, including deterioration due to age and use, it should be replaced within as short
a timeframe as feasible to avoid disruption of service to the public.
The proposed amendment is not applicable to this policy.

Goal T 2: Create convenient, safe, timely, financially sustainable and efficient options for multi-modal*
transportation that satisfies a multitude of needs. N/A

Goal T 3: Provide a well-connected transportation network within Teton Valley and within the region.
A possible condition of approval, may include language in the Development Agreement requiring
acceptance of a connection to a County wide trail plan/network.

Goal T 4: Develop transportation appropriate for a rural community, respectful of the unique character of
Teton Valley. N/A

Goal T 5: Support continued improvements to the Driggs Memorial Airport to support Teton County’s
aviation needs. N/A

Goal NROR 1: Conserve our public lands, trail systems, and natural resources (air, water, wildlife, fisheries,
wetlands, dark skies, viewsheds, soundscape, soils, open space, native vegetation).
As mentioned above this proposal would remove “native vegetation” that was replanted based on
the last Master Plan approval

Goal NROR 2: Enhance and preserve access to public lands and recognize the need to accommodate
different user groups in a way that minimizes user conflict and damage to natural resources.
Public access to National Forest during the summer would be through a developed part of the
subdivision. The winter access would be via the easement agreement that defines the western
boundary of Phase I. Public access, both summer and winter would need to be assured.
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2.1 Maintain and improve existing public land and river access.

The proposed amendment would maintain public access to the Forest Service via 9400 West.

2.2 Support the creation of new public land access when it’s consistent with natural resource
conservation goals.

The proposed amendment is not applicable to this policy.

2.3 Support the creation of a County motorized and non-motorized summer and winter travel plan
which includes access points.

The proposed amendment is not applicable to this policy.

2.4 Consider and accommodate access for different user groups to minimize user conflict and
resource damage.

The proposed amendment is not applicable to this policy.

2.5 Seek cooperation of private landowners to improve accessibility to adjacent public lands.
Winter access, which includes a snow machine path, would be via the existing access easement
that forms the western boundary of Phase I, and follows 9400 West.

2.6 Work with state and federal agencies and private landowners to protect environmentally-
sensitive areas from resource degradation.

The proposed amendment is not applicable to this policy.

Goal NROR 3: Provide and promote exceptional recreational opportunities for all types of users (including but not
limited to biking, skiing, fishing, off-highway vehicle use, target practice, hunting, trail users, equestrians,
boating, non-motorized flight) as a means for economic development and enhanced quality of life. N/A

Goal NROR 4: Balance private property rights and protection of our natural resources.

4.1 Ensure that development regulations balance natural resources protection, viewshed
protection and growth, are clear and predictable, and preserve the economic value of the land.
The balance identified in this goal is unique with this proposal. Consideration needs to be given
to the economic value of the existing infrastructure, existing properties (lots) and the
development as a whole. As well as the acceptance, approval and entitlements have been
granted in the past. How this fits into the equation should be discussed and determined by the
Commission.

Goal NROR 5: Recognize, respect and/or mitigate natural hazards, including but not limited to flooding,
earthquakes, landslides, radon and fires. N/A

Goal NROR 6: Promote natural resource protection by a variety of means including financial
compensation for willing buyer/willing seller agreements that promote open space acquisition and
land and water easements. N/A

Goal NROR 7: On public lands and accesses, balance recreation with protection of natural resources. N/A

Goal NROR 8: Respect sensitive habitat and migration areas for wildlife.

The development of Phase 1 started before the requirements of the Wildlife Habitat Assessment
requirements. The utilities were installed and golf course was graded and shaped. The natural
habitat that was there was removed. This proposal would not disturb any additional habitat.

8.1 Teton County recognizes that wildlife and wildlife habitats provide economic, recreational, and
environmental benefits for the residents and visitors of Teton County. Land development
decisions will strongly weigh the needs of wildlife to protect the inherent values that they
provide.

Additional density in Phase | is a consideration that needs to be weighed against the impact of
natural resources.
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8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

Work with landowners, the Idaho Department of Fish and Game, other state and federal
agencies, non-governmental organizations, and other natural resources professionals to utilize
wildlife habitat and species information and other tools (such as Western Governors Association
Crucial Habitat Assessment Tool and the Wildlife Overlay Map), including new information as it
becomes available, to make land use and site planning decisions.

Attached are the past analysis and comments from other agencies.

Minimize the cumulative impacts of development on wildlife and wildlife habitat.

This policy needs to be weighed when reviewing this application.

Protect and/or improve the diversity of native vegetation.

This proposal does not support this policy.

Protect and improve riparian and aquatic habitats.

This proposal does not support this policy.

A Wildlife Impact Mitigation Plan shall be developed for any development project which impacts
an important habitat or which presents concerns of detrimental human-wildlife interaction.
Requirements and performance standards for the mitigation plan shall be clearly established in
the Zoning and/or Subdivision Ordinance and shall be the basis for approval of the plan.
Without clear mitigation guidance in the development code, the County has relied on comments
from the consultants doing the study and Fish and Game to provide guidance if mitigation is
needed.

Provide incentives for voluntary habitat buffers, seasonal use restrictions, and aquatic
connectivity along key drainages.

This policy does not apply.

Work collaboratively with other jurisdictions to preserve, enhance, restore and maintain
undeveloped lands critical for providing ecosystem connections and buffers for joining
significant ecosystems.

This policy does not apply.

Designate and map lands within or buffering Teton River Canyon as an irreplaceable natural
area, and work with private landowners and government agencies to protect and conserve the
area’s ecological resources, including wintering big game and cutthroat trout.

This policy does not apply.

Goal CEF 1: Provide high-quality public and private services and facilities in a coordinated manner for the

health, safety, and enjoyment of the community. N/A

Goal CEF 2: Encourage the development and support of high-quality education facilities (primary,

secondary and post-secondary) and diverse and affordable activities for all ages. N/A

Goal CEF 3: Encourage an environment that fosters community involvement. N/A
Goal CEF 4: Adequately fund existing and future public services and facilities. N/A

Goal ARH 1: Preserve and enhance Teton Valley’s small town feel, rural heritage and distinctive identity.

11

1.2

1.3

Ensure that planned growth maintains Teton Valley’s rural character.

Dense development in rural areas does not maintain Teton Valley’s rural character. The
question is whether this proposal improves the situation, by adding a tourist & recreational
component back in improves the situation over what was already approved.

Encourage vacation of subdivision plats where appropriate and viable.

This policy is not applicable.

Ensure that open spaces are managed responsibly. The River Rim project has large amounts of
open space that have been and will continue to be farmed. The golf course area, also counted
as open space, will need to be managed in a responsible way moving forward.
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1.4

1.5

1.6

Maintain the County’s rural heritage through the scenic corridors.

This policy is not applicable.

Support the preservation of open space, farmland, natural beauty, and critical environmental
areas.

The River Rim Division Il Master Plan has approximately 3,300 acres of open space. Most of
those areas are intended to be farmed. Two hundred and eighty (280) acres are in the golf
course area.

Encourage higher density development in the cities of Driggs, Victor, and Tetonia.

This proposal does not support this policy.

Goal ARH 2: Balance property rights and rural character.

Should be discussed and determined by the Commission.

Goal ARH 3: Support and enhance agriculture and ranching.

This proposal does not support this policy.

Goal ARH 4: Respect cultural heritage sites. N/A
Goal ARH 5: Reduce infestation/introduction of invasive species.

5.1

5.2

53

54

5.5

5.6

5.7

Weeds have been a major problem in the River Rim complex with disturbed soils being left
unattended and, in some cases, unplanted, for years. The weed problem needs to continue to be
addressed in earnest. A revised weed management plan needs to be created and followed to
support weed-fighting efforts in conjunction with the proposal.

Support on-going efforts to map current noxious weed infestations.

A weed management plan could include mapping of weed infestations.

Continue support of public education and outreach that target noxious weed identification,
landowner control responsibilities under Idaho State Law, noxious weed management options
and noxious weed management funding alternatives.

This policy is not applicable.

Continue to offer cost share assistance to willing landowners through the Idaho State
Department of Agriculture’s (ISDA’s) noxious weed cost share grant program.

This policy is not applicable.

Support current county weed control enforcement policies to better report, police and enforce
noxious weed violations under State Law in a fair, timely and consistent manner.

This policy is not applicable.

High priority will be given to managing invasive species that have, or potentially could have, a
substantial impact on county resources, or that can reasonably be expected to be successfully

controlled.
This policy is not applicable.

Address the cause of invasive species infestations and work to reduce initial outbreaks
especially on disturbed lands.

Additional disturbances, especially with seed sources in the area, should be carefully managed
and protected against weed infestations.

Provide public education on appropriate uses of chemical weed control so that it is used in a

way that is compatible with surrounding uses.
This policy is not applicable.
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b. The application complies with all applicable County regulations.
e With the calculations based on all of Division Il the proposal appears to meet applicable
Teton County Regulations, with the exception of the items identified in the Key Issue
section.

c. If the application is for a PUD, it complies with any regulations applicable to PUDs under Chapter
5 of Title 9, including without limitation regulations controlling the types and locations of open
space to be included in the development and the required design and size of development
clusters. If the application is for a Planned Community PUD, the application adequately mitigates
any impacts identified in those additional studies required by Section 9-3-2(C).

e The proposal does appear to meet the open space and clustering requirements. Past studies
and updated information has been provided. The PZC does have the ability to request
additional studies.

d. The application includes trails and pathways as required by Section 9-4-2(B-4) to the maximum
extent feasible.
e Teton County has yet to adopt a trail/pathway plan, however | would encourage language
be added to the Development Agreement that Trails/Pathways in the development be
incorporated into that plan when it is developed.

e. The application is consistent with the results of any Nutrient-Pathogen Study required for the
property and includes any conditions or changes required to avoid any potential degradation of
surface or groundwater identified in that study.

e This does not apply to this application because a Nutrient-Pathogen Study was not required.

f. The application is consistent with the recommendations of any report on the adequacy of the
proposed sewage system for the development and includes any recommended mitigation
measures identified in that report.

e See comments from EIPHD above. There is concern about the maintenance of the system.

g. The application is consistent with any Traffic Impact Study required for the property and will not
result in a decrease in the level of service (for example, from level of service B to C) on any State
Highway or a maintained county road and includes any mitigation measures recommended in the
Traffic Impact Study.

e See comments from ITD above. It was previously permitted and this proposal is not
significantly different from the original application.

h. If the application is for land that is not adjacent to a State Highway or a maintained county road,
the applicant will bear the costs of constructing roads to connect the proposed development to
at least one State Highway or a maintained county road, and adequate for anticipated traffic and
will be constructed to County Road Standards.

e N/A
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i. If a Natural Resources Analysis is required, the proposed development will avoid all mapped
Overlay Areas (except the AV Airport Vicinity Overlay Area), or will minimize any unavoidable
impacts to the mapped Overlay Areas to the maximum extent feasible and mitigate any
unavoidable impacts. In the case of land located in the WH Overlay Area, the duty to avoid or
mitigate impacts on habitat areas shall only apply if the wildlife habitat assessment reveals
evidence of an indicator species or the presence of indicator habitat, and shall only apply to
portions of the parcel where the evidence or habitat is found.

o Staff felt that this is an area without clarity in the code. The proposal is to “meet all current
county regulations”. However, the plat amend process was adopted to “ensure the revised
plats, and Planned Unit Developments or recorded Master Plans comply with all applicable
regulations but it is desirable to avoid unnecessary duplication of studies and analyses that
may have been required as part of the initial plat application and approval.” When Phase 1
was approved, there was no requirement for a Wildlife Habitat Assessment. Evidence of
indicator species at this point would be impossible, as the native vegetation was removed
from the site in the past as the golf course was originally sculpted and utilities installed The
previous approval the residential units has marginalized this area as Biota made clear in
their 2013 review of the golf course reclamation- “The proposed open space areas can be
expected to be used by a diverse suite of wildlife species, although it is understood that the
long-term value of this area will be reduced as residential development of Division I, Phase
| progresses.” In 2013 IDFG submitted a letter restating their primary concern with River
Rim was in Phase VI, the South Canyon Area (see attached IDFG letter). The PZC does have
the ability to request a Wildlife Habitat Assessment, if it feels it would be necessary to
make a decision on the proposal.

j. Therequired Public Service/Fiscal Analysis shows that all public services provided to the proposed
subdivision or PUD have adequate capacity to service it, or if they do not, the applicant has
committed to mitigation or financing to ensure that those services and facilities will be provided
within two (2) years after the first unit in the development is occupied and that any shortfall of
tax revenues below the costs of providing the services or facilities will be covered without cost to
the County.

e The subdivision will utilize private a private water and sewer system.

e Access will be provided via State Highway 33 and County road 9400 West. The applicant has
ITD approval for the access and will be improving the intersection to meet the demand. The
developer has relocated and improved 9400 West for the County as required in the 2014
Development Agreement.

e The developer is willing to dedicate a lot to the Teton County Fire District, if the Fire District
is interested.

k. The application is consistent with any capital improvements plan adopted by the County.

e There is no identified Teton County capital improvements in or near this development,
other than 9400 West that has been completed.
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I.  Anadequate institutional structure has been created to ensure that long-term maintenance costs
of roads, water, sewer, and drainage systems will be collected from within the development and
used to maintain such items. If the chosen structure relies on payments of dues (for example,
through a homeowners association) rather than taxes, the county shall be granted the
institutional power to enforce payments of those dues in the event the organization fails to do
so.

° The institutional structures (water, sewer, stormwater, etc.) have been designed and
beginning phases installed. The development will be responsible for the long term
maintenance of those systems. An institutional structure has not been created. Roads,
water, sewer, and drainage systems on the property are all private.

m. If land ownership boundaries or natural terrain features make it impossible for the application to
meet all of the criteria outlined in Section 9-3-2(C- 3), the application shall meet as many of the
criteria as possible.

e This is not applicable.

n. In addition to the above, for a Planned Community PUD, the application is consistent with the
recommendations of any report on the adequacy of the school system to accommodate school
aged children anticipated by the development, and includes any recommended mitigation
measures identified in that study. If the applicant is obligated to pay an impact fee for schools,
then mitigation measures identified in the report will not be required.

e This proposal would reduce the number of single family units and or convert them to
“hospitality suites”. There would be little impact on school age children in the development.
| am awaiting comments from the School District. The PZC does have the ability to request
a Public Service Analysis, if it feels it would be necessary to make a decision on the proposal.

PLANNING COMMISSION’S POSSIBLE ACTIONS:
A. Recommend Approval of the Preliminary Plat, with the recommended conditions of approval listed in
this staff report, having provided the reasons and justifications for the approval.

B. Recommend Approval of the Preliminary Plat, with modifications to the application request, or adding
conditions of approval, having provided the reasons and justifications for the approval and for any
modifications or conditions.

C. Recommend the Denial the Preliminary Plat application request and provide the reasons and
justifications for the denial.

D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for additional
information.

The following motion could be given:
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Having concluded that all the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B in
conjunction with the criteria for a Substantial Change- Increase Scale, Impact found in Title 9-7-1 (B-2-b).
can be satisfied (OR not satisfied) with the inclusion of the recommended conditions of approval, and
e having found that the considerations for granting the Preliminary Plat Approval for River Rim
Division I, Phase 1 can be justified and have been presented in the application materials, staff
report, and presentation to the Planning & Zoning Commission and the, and
e having found that the proposal is generally consistent with the goals and policies of the 2012-2030
Teton County Comprehensive Plan,
o | hereby recommend APPROVAL (OR DENIAL) of the Preliminary Plat Amendment #7 for The River
Rim Division I, Phase 1 as described in the application materials submitted April 5, 2016 and as
supplemented with additional applicant information attached to this staff report.

Prepared by Jason Boal

Narrative

Conceptual sketch

Architect Letter

Preliminary Plat Amendment
Mater Plan Amendment
Traffic Projections letter from
project Engineer

ITD Permit

Attachments:
o Application
o
o
o
o
o
o
o
o

Amended and Restated
Development Agreement

o DRC Post-Meeting Letter from Staff-
4/12/2016

e Applicant Response to Post-DRC Letter-
4/25/2016

Table 1. Revised Open Space
Calculations

o Table 2. Revised Open Space
Summary
o Table 3. Unit Identification
o Table 4. Unit Summary
o Table 5. Revised- Incidental Use
Calculations
End of Staff Report
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Table 6. Revised- Incidental Use
Summary

Table 7. Revised- Wastewater
Flow Comparison

Table 8. Preliminary Golf Course
Cost Estimate

Gamble Sands example images
Chalet Hospitality Unit concept
Golf Club Hospitality Unit
Concept

Memo from Addressing DRC Corrections-
4/27/2016

IDFG Letter — 2013/6/20

Comment letter from Teton School
District 401- 4/26/2013

Adjacent Landowner Notification Map
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